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PLANNING AND ZONING COMMISSION 
STAFF REPORT 
 
March 5, 2015 

 
 

Rezoning case no. RZ14-16: AAA & Family, LLC 
 

 
CASE DESCRIPTION:   a request to change the zoning classification from Residential District – 

5000 (RD-5) to Planned Development District – Business (PD-B) 
 
LOCATION: 0.844 acres of land out of the Stephen F. Austin League No. 9, A-62, 

adjoining the north side of the West 28th Street between Thompson Street 
and Graham Drive, and currently addressed as 1520 West 28th Street 

 
EXISTING LAND USE:  convenience store with fuel sales 
 
APPLICANT(S):  Shamsuddin Kasamali of AAA & Family, LLC 
 

AGENT:  Schultz Engineering LLC, Joe Schultz, PE 
 
STAFF CONTACT: Randy Haynes, Senior Planner 
 
SUMMARY RECOMMENDATION: Staff recommends approving PD-B as requested 
 
Current Zoning (2015) 
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AERIAL PHOTOGRAPH (2013): 
 

 
 

 

BACKGROUND:  
 
The subject property consists of 0.844 acres of land currently zoned Residential District – 5000 (RD-5) 
and has been classified as such since the City of Bryan adopted zoning in 1989. Most of the subject 
property has been in use as a convenience store since before 1960, which is considered a legally 
nonconforming use at this location.  
 
The applicant wishes to replace the existing commercial building with a new, larger commercial building. 
Once the existing structure is removed, it may not be replaced as retail uses and fuel sales are generally 
not permitted in residential zoning districts. Due to the constraints of the site, which include limited space 
available, location relative to residential uses and safety concerns regarding access to West 28th Street and 
Graham Drive, the applicant is requesting to change of zoning of the subject property from RD-5 District 
to Planned Development – Business District (PD-B). The applicant submits that special standards 
proposed as part of the development plan for the proposed PD-B District, which is described within and 
attached to this staff report, will allow redevelopment of the property and help mitigate potential harmful 
impact to the surrounding residential properties. 
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EXCERPT FROM REZONING APPLICATION: 
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COMPREHENSIVE PLAN: 
 
The City of Bryan adopted the Comprehensive Plan Update in 2007.  The plan is the framework for the 
establishment of zoning and other regulatory tools.  The current plan includes policies and 
recommendations related to the various physical aspects of the community.  These aspects are supported 
by a set of goals and objectives.  The Planning and Zoning Commission shall consider the following 
when making its recommendation regarding this proposed zoning change: 
 

5.5 Land Use Policies 
 
Policy statements: 
 
•   The City of Bryan will encourage and promote compatible infill and redevelopment in areas 

where these activities will benefit the city as a whole and the area specifically.  
 

• The City will encourage flexibility when drafting regulations geared toward infill and 
redevelopment.   

 
 
PROPOSED DEVELOPMENT PLAN: 
 
Development Plan for Planned Development – Business District (PD-B) allowing specific retail uses on 

0.844 acres of land out of the Stephen F. Austin League No. 9, A-62, 1520 West 28th Street, adjoining the 
north side of the West 28th Street between Thompson Street and Graham Drive. 

 
General Purpose and Description 
 
The following development plan is intended to guide planning of land use and physical development on 
the subject property. This PD-B District development plan is envisioned as a tool to help stabilize and 
improve property utilization, to facilitate the redevelopment and appropriate use of the property, ensure 
protection of surrounding properties from foreseeable negative impacts resulting from permitted business 
uses, to strengthen the area economy and to promote the general welfare of the community. 
 
Land Use 
 
Permitted uses:  

• General office use (professional, administrative) 
• Personal service shop or custom personal services 
• Commercial amusement (indoor) 
• Retail services (including incidental uses) 
• Washateria 
• Convenience store with fuel sales 

 
Physical Development 
 
Physical development in this PD-B District shall comply with the development standards and limitations 
of the City of Bryan Code of Ordinances that generally apply to properties zoned C-2 Retail District (C-
2), subject to any modifications described and depicted on the development plan drawing. Those 
development standards and limitations include, but are not limited to, regulations concerning density, lot 
area, lot width, lot depth, yard depth and widths, building height, building elevations, coverage, parking, 
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access, screening, landscaping, accessory buildings, signs, and lighting as well as project phasing or 
scheduling.  
  

ANALYSIS: 
 
In making its recommendation regarding a proposed zoning change, the Planning and Zoning 
Commission shall consider the following factors. 
 
1. Whether the uses permitted by the proposed change will be appropriate in the immediate area 

concerned; relationship to general area and the City as a whole.  
 

The subject property is located at the intersection of West 28th Street and Graham Drive, both 
of which are classified as major collector roadways on Bryan’s Thoroughfare Plan. Staff 
contends that residential use adjacent to this intersection would not be appropriate and that 
continued operation of a small scale retail use on the site would be in the best interest of the 
public. Staff further contends that small scale retail use is generally compatible with the 
surrounding residential land uses, in this particular case, and supported by land use 
recommendations of the Comprehensive Plan, which suggest retail uses at points of high 
visibility, e.g., at the intersection of two collector roadways. In addition, small scale retail use is 
convenient and accessible to the adjoining residential neighborhoods at this location. 
 
Staff submits that standard C-2 District zoning, which would be required for the proposed 
redevelopment at this location, would permit several land uses by right at this location that may 
not be appropriate in this particular environment, for example, package liquor stores, 
pawnshops or boarding houses. Staff believes that the proposed PD-B District at this location, 
will allow for useful and orderly urban (re-)development at this location.  
 

2. Whether the proposed change is in accord with any existing or proposed plans for providing public 
schools, streets, water supply, sanitary sewers, and other utilities to the area and shall note the 
findings.  

 
The subject property adjoins West 28th Street and Graham Drive, both capable of 
accommodating traffic loads typically associated with the type of light retail development 
proposed in this PD-B District. West 28th Street is currently undergoing a major reconstruction 
as part of a City of Bryan Capital Improvement Project. The project includes converting this 
narrow open ditch roadway to a 3 lane roadway with center turn lane and sidewalks on both 
sides.  Drainage will be improved with the installation of storm sewers and a regional storm 
water detention pond has already been constructed that the improved roadway will drain into. 
The existing utilities available at this location are adequate for the proposed redevelopment of 
the subject property. 
 

3. The amount of vacant land currently classified for similar development in the vicinity and elsewhere 
in the City, and any special circumstances which may make a substantial part of such vacant land 
unavailable for development. 
 
A considerable amount of vacant land exists along West 28th Street in the vicinity of the subject 
property, but the only tract zoned for retail use lies one-half mile to the east. Any proposal for 
similar development on currently vacant land in the vicinity would involve City Council 
approval of a rezoning request, as land in this vicinity is not currently zoned for retail as 
proposed with this PD-B District. 
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4. The recent rate at which land is being developed in the same zoning classification as the request, 
particularly in the vicinity of the proposed change. 

 
Development or redevelopment in the general vicinity of the subject property has been gradual. 
In 2014, the Planning and Zoning Commission approved a Conditional Use Permit to allow 
construction of a neighborhood grocery store in the 1800 block of Palasota Drive, which is 
located approximately one-half mile south of the subject property. That approval did not 
involve fuel sales. 

 
5. How other areas designated for similar development will be, or are unlikely to be affected if the 

proposed amendment is approved, and whether such designation for other areas should be modified 
also. 

 
If the proposed zoning change were approved, staff believes there to be few (if any) direct 
effects on other areas designated for similar developments. The subject property has been in 
light retail use for over 50 years, during which time area properties have been developed for 
residential uses.  
 
The proposed zoning change and subsequent redevelopment of the subject property will have 
the effect of increasing the value of the subject property and, along with the current renovation 
of West 28th Street, enhancing the streetscape. Staff believes that other area properties may 
redevelop or be improved by their owners, partially as a result of reinvestment into the subject 
property and the City’s investment in West 28th Street. 
 

6. Any other factors affecting health, safety, morals, or general welfare. 
 
Staff is unable to discern other factors related to this request that will adversely affect health, 
safety, morals, or general welfare. Staff contends that the proposed redevelopment at this 
location will allow for a useful and orderly urban development of this property. Further, staff 
finds that the standards of the proposed development plan in many ways better mitigate 
negative impacts relative to the standards imposed on development in a standard zoning 
district. For example, staff contends that the proposed 6-foot high masonry wall between the 
proposed new store and the residences along Thompson Street will more efficiently mitigate 
impacts such as noise or glare from the retail use than would the combination of a six-foot tall 
wood screening fence coupled with a 30-foot buffer landscaped buffer area, which would be 
required in the standard C-2 zoning district. 

 
In addition, the Planning and Zoning Commission shall not approve a planned development if it finds that 
the proposed planned development does not conform to applicable regulations and standards established 
by Section 130-125 of the Zoning Ordinance: 
 
1. Is not compatible with existing or permitted uses on abutting sites, in terms of use, building height, 

bulk and scale, setbacks and open spaces, landscaping, drainage, or access and circulation features.  
 
Staff believes that given the existing uses and physical development on the subject property, 
additional negative impact to area residences is unlikely. Staff contends however, that the 
proposed development plan restricts the type size and location of development more effectively 
than would be possible under the standards of the C-2 zoning district. Staff believes that the use 
and development of this property under the proposed standards will allow redevelopment of the 
subject property while likely producing fewer adverse impacts. For example, staff contends that 
the proposed 6-foot high masonry wall between the proposed new store and the residences 
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along Thompson Street will more efficiently mitigate impacts such as noise or glare from the 
retail use than would the combination of a six-foot tall wood screening fence coupled with a 30-
foot buffer landscaped buffer area, which would be required in a C-2 zoning district.  

 
2. Potentially creates unfavorable effects or impacts on other existing or permitted uses on abutting sites 

that cannot be mitigated by the provisions of this section. 
 
As with any retailer, the applicant plans for an increase in traffic as the result of his 
redevelopment of the property. That being said, the fact remains that the new building will 
offer the same goods and services that are offered here no, so an increase greater than what the 
existing roadway system can accommodate is not expected. Staff is unable to identify any other 
potentially adverse effects or impacts on the residential use on the abutting site that have not 
been better mitigated by the provisions of the proposed PD-B District.  

 
3. Adversely affects the safety and convenience of vehicular and pedestrian circulation in the vicinity, 

including traffic reasonably expected to be generated by the proposed use and other uses reasonably 
anticipated in the area considering existing zoning and land uses in the area. 
 
Staff contends that due to existing available transportation infrastructure and application of the 
standards in place for accessing that system, the proposed development will not adversely affect 
the safety and convenience of vehicular and pedestrian circulation in the vicinity. While 
redevelopment at this location will likely increase the volume of auto and pedestrian activity, it 
is important to note that the subject property is located adjacent to major roadways designed to 
accommodate large amounts of traffic. West 28th Street and Graham Road are both classified as 
major collector streets on Bryan’s Thoroughfare Plan. An important feature of the proposed 
site plan layout is the closure of the driveway onto West 28th Street and the reduction of the 
number of driveways onto Graham Drive from three to two. 

 
4. Adversely affects traffic control or adjacent properties by inappropriate location, lighting, or types of 

signs. 
 
As stated above, existing infrastructure, standards and the proposed layout of the site are in 
place to prevent the proposed development from adversely affecting traffic safety. An 
important feature of the proposed site plan layout is the closure of the driveway onto West 28th 
Street and the reduction of the number of driveways onto Graham Drive from three to two. The 
development plan also addresses potential negative impact from light sources to be installed on 
the subject property. As specified in the plan drawing, the outdoor lighting to be installed will 
be equipped with cut-off shade devices so that bleed-over light shall not exceed 0.50 foot-candle 
at the property line where the subject property abuts the residential zoning district. 

 
5. Fails to reasonably protect persons and property from erosion, flood or water damage, fire, noise, 

glare, and similar hazards or impacts. 
 

Existing infrastructure, existing and proposed development standards and the proposed layout 
of the site are in place to prevent the proposed development from adversely affecting erosion, 
flood, fire noise and glare. As specified in the plan drawing, the outdoor lighting to be installed 
will be equipped with cut-off shade devices so that bleed-over light shall not exceed 0.50 foot-
candle at the property line where the subject property abuts the residential zoning district. 
Staff contends that the proposed development standards will reasonably protect persons and 
properties. 
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6. Will be detrimental to the public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity, for reasons specifically articulated by the commission. 
 
Staff believes that the proposed planned development at this location will neither adversely 
affect health, safety, morals, or general welfare nor be materially injurious to properties or 
improvements in the vicinity. 

 
 
RECOMMENDATION: 
 
Based on all of the aforementioned considerations, staff recommends approving that proposed rezoning 
to PD-B District at this location, as requested. 


